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PURPOSE OF DISCUSSION ITEM

The purpose of this Substantial Conformance Determination (SCD) discussion item is to advise
the Planning Commission of proposed changes to the Waterfront Hotel project located at 433 E.
Cabrillo Blvd. and 103 S. Calle Cesar Chavez, and for the Planning Commission to provide
comments on the proposed changes to the Community Development Director. The Community
Development Director will make the final determination as to whether or not the proposed
changes are in substantial conformance with the approved project land use approvals, taking into
consideration comments received from the Planning Commission, Land Development Team,
Historic Landmarks Commission and the Architectural Board of Review. Therefore, no formal
approval action will be taken by the Planning Commission relative to this item.

As established in the Planning Commission’s Guidelines, the SCD process is a standard part of
the City’s land development review process, since changes to projects are commonly necessary
and proposed as a project progresses from one design stage to another as part of the final building
permit issuance process. The levels of Substantial Conformance (Levels 1 through 4) recognize
that some changes are minor while others may be more significant. The City’s standard of review
is to determine whether the project revisions result in a project that is substantially consistent
with the original Planning Commission approval. Therefore, an SCD does not represent a new
land use approval, but is a review of changes to determine if the findings originally made in
support of the project can still be made. In this case, those findings relate to the Coastal
Development Permit, Development Plan, Parking Modification, and Conditional Use Permit
approved as part of the project. This report points out a few aspects of the proposed project
revisions where Planning Commission comments would be particularly helpful to the
Community Development Director in reviewing the SCD request.
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PROJECT DESCRIPTION

A. APPROVED PROJECT

The project includes development on two parcels: the South Parcel where the hotel is
proposed, located at 433 E. Cabrillo Blvd.; and the North Parcel where a parking lot is
proposed, located at 103 S. Calle Cesar Chavez; as well as improvements within the
Transition Area, which is part of Chase Palm Park and is adjacent to, and south of, the South
Parcel (see Aerial Photograph on page 4). The discretionary approvals include a Development
Agreement, a Development Plan, a Parking Modification, a Conditional Use Permit, and
Coastal Development Permits. Refer to Exhibits I-L for City approval documents.

The Approved Project includes construction of a 150-room luxury hotel with approximately
11,000 square feet of public commercial, restaurant, and banquet spaces, approximately
18,000 square feet of back-of-house/administrative area, including approximately 8,000
square feet of basement, for a total of approximately 142,000 square feet, and two to three
stories with a 45-foot building height. Development on the hotel site includes patios, gardens,
10-12 informal parking/loading spaces, and a pool at the ground floor, located near the corner
of E. Cabrillo Blvd. and Calle Cesar Chavez.

A total of 211 parking spaces were to be provided. A loading area in front of the hotel would
provide for initial guest arrivals and valet queuing. Employee parking and guest parking to
be provided at two offsite locations. Under a lease arrangement, 100 parking spaces are to be
available at the existing Hilton Resort (formerly Doubletree or Red Lion) Hotel parking lot
(accommodating more vehicles with valet parking configuration) located at 633 E. Cabrillo
Blvd. An additional 50 overflow spaces to be available at the Hilton Resort with advance
notice. A new valet parking lot to be developed at a separate parcel to the north (103 S. Calle
Cesar Chavez) to provide an additional 111 parking spaces.

The following additional improvements were to be installed as part of the Approved Project:
New landscaping was provided by the applicant along the western and southern edge of the
hotel parcel on the adjacent Chase Palm Park property within an area designated as the
Transition Area. A fire lane providing emergency access for the hotel and Chase Palm Park.
Public improvements to Calle Cesar Chavez, including reconfigured and enlarged medians
and landscaping, restriping of lanes, a new mid-block crosswalk, left turn pocket for
northbound traffic to enter the North Parcel, sidewalk replacement on the west side of street,
reduction in impermeable paving, and a new streetlight. Habitat restoration has been
completed for the portion of El Estero drainage located on the North Parcel, per the approved
2007 restoration plan.

The project’s approval history is described in Section IV.A below.

. PROPOSED PROJECT

The current proposal differs from the 2007 Approved Project due to a change of the hotel’s
concept and hotel operator, and includes fewer hotel rooms, less total floor area, and a smaller
building footprint. The Proposed Project still includes construction of a hotel on the South
Parcel and a parking lot on the North Parcel. The Proposed Project includes construction of
an 86-room luxury hotel with approximately 12,000 square feet of public banquet/restaurant
and retail facilities, and approximately 10,000 square feet of back-of-house/administrative
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area, for a total of approximately 101,680 square feet, and two to three stories with a 45-foot
maximum building height. No basement is proposed. Development on the hotel site would
also include a detached one-story retail building, patios, gardens, a spa, nine accessible
and/or electric vehicle (EV) parking spaces, and a pool and bar on the roof deck open to the
public. The proposed bar would not involve any permanent structures on the roof, as a
maximum of three stories are permitted in this zone.

A total of 240 parking spaces would be provided using valet operations for all guest and
employee parking. A loading area and motor court in front of the hotel would provide for
employee and guest arrivals and valet queuing. Six accessible parking spaces, and three
electric vehicle charging stations would be provided next to the hotel on the South Parcel.
Employee parking and guest parking would be provided at two offsite locations. Under a
lease arrangement, 127 parking spaces would be available at the existing Hilton Resort
property at 633 E. Cabrillo Blvd., as follows: 90 regular parking spaces and 10 electric vehicle
charging stations would be available at all times and an additional 27 overflow spaces would
be available with advance notice. The North Parcel would be developed with a new 104-
space valet parking lot.

The following additional improvements would be installed as part of the Proposed Project:
New landscaping would be provided by the applicant along the western and southern edge of
the hotel parcel on the adjacent Chase Palm Park property within the Transition Area (no
change). A fire lane providing emergency access for the hotel and Chase Palm Park (no
change). Public improvements to Calle Cesar Chavez, including landscaping, restriping of
lanes, a new mid-block crosswalk, left turn pocket for northbound traffic to enter the North
Parcel, sidewalk replacement on the west side of Calle Cesar Chavez, and a new streetlight.
The existing Waterfront shuttle stop located on the north side of Cabrillo Boulevard west of
Calle Cesar Chavez (in front of South Parcel) is proposed to be relocated east of Calle Cesar
Chavez (in front of Hilton Resort). A habitat restoration plan was completed for the portion
of El Estero drainage located on the parking lot parcel, per an updated and approved
restoration plan (Storrer 2018), which included remediation of contaminated soil within the
drainage. The Proposed Project continues to include landscaping and maintenance of the
Transition Area as well as the reconstructed median on Calle Cesar Chavez.

Refer to the Applicant’s Letter and Project Plans for more detailed information about the
Proposed Project design and operations (Exhibits A and B, respectively).
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1. SITE INFORMATION AND PROJECT STATISTICS
A. SITE INFORMATION

Applicant: Suzanne Elledge, Suzanne Elledge Planning & Permitting Services
Property Owner: American Tradition
Site Information
Parcel Number: 017-680-009 017-113-020
Address: 21833”51 Fg??erll)llo Blvd. %Nogr; FC);?ICI;)Cesar Chavez
Lot Area: 3 acres 2.42 acres
Zoning: HRC-2/SP-1/S-D-3 OM-1/S-D-3
Local Coastal Plan: Ic—:l(()):ﬁlmaenriethilated Coastal-Oriented Industrial
Existing Use: vacant vacant
Was relatively flat, now has
Topography: stockpiled soil from initial flat

grading for hotel development

Adjacent Land Uses

North — Commercial/Industrial East — Calle Cesar Chavez and hotel
South — Chase Palm Park and Cabrillo Blvd. West — Chase Palm Park

B. PROJECT STATISTICS
Refer to the Project Plans (Exhibit B) for additional statistics and breakdown of project floor

area.

Approved Floor Area Proposed Floor Area
North Parcel 0 sf 0 sf
South Parcel 130,235 net sf approx. 88,892 net sf approx.
Hotel Rooms /Floor Area 150 rooms / 73,373 net sf 86 rooms / 44,799 net sf
Non-Room Hotel Area 27,937 net sf 31,020 net sf
Public Commercial 10,741 net sf 12,510 net sf
Back-of-House/Admin. 18,184 net sf 13,560 net sf

1IV. BACKGROUND
A. APPROVED PROJECT HISTORY

In 1993, the City approved plans for development of the Waterfront Hotel (Planning
Commission Resolution 048-93). The project included development of the Chase Palm Park
Expansion and a youth hostel. The project required an amendment to the Park Plaza Specific
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Plan (SP-1) to allow the hotel use. This amendment was certified by the Coastal Commission
in 1994. Approvals for the hotel included a parking modification, Conditional Use Permit,
Coastal Development Permit, and Development Plan

On August 15, 1995, City Council adopted Ordinance 4920 (Exhibit 1), which included
Development Agreement No. 1 and associated conditions of approval for development of the
Chase Palm Park expansion, the Waterfront Hotel (433 East Cabrillo Boulevard), and the
youth hostel. Development Agreement No. 1 allowed the Chase Palm Park expansion project
to commence immediately and provided the property owner 12 years to construct the hotel
and hostel.

In June 2007, a Substantial Conformance Determination was made to eliminate the hotel’s
underground parking and move it to a new surface parking lot located at 103 S. Calle Cesar
Chavez.

In August 2007, the Planning Commission approved the parking lot at 103 S. Calle Cesar
Chavez to serve the Waterfront Hotel.

In 2007-2008, the City issued building permits for both the 150-room Waterfront Hotel and
associated parking lot, and the youth hostel. The hostel (12 E. Montecito St.) was completed
in 2014; however, the hotel project and associated parking lot were not completed.

In 2016, the City Council approved Ordinance 5751 for a new Development Agreement
(Exhibit J) to maintain the existing development rights for the approved hotel and establish
the potential and associated process for a revised project.

In 2018, a revised and smaller 60-room hotel (92,445 net s.f.) on the South Parcel, along with
a new three-story back-of-house hotel operations building (10,416 net s.f.) on the North
Parcel requested a Substantial Conformance Determination. The Planning Commission
provided comments on June 14, 2018 (Exhibit D), and on June 28, 2018 the Community
Development Director determined the project revisions to be substantially consistent with the
earlier project that received land use approvals. The project was submitted for review by the
HLC. The proposed building footprint and massing were evaluated using studies of view
corridors, height-setback relationship, and line of sight profiles. The project was found to be
consistent with, or less impactful than, the Approved Project. Changes in architectural design
were found to be enhancements and the project received HLC Project Design Approval on
November 14, 2018. The North Parcel portion of the project received ABR Project Design
Approval on August 13, 2018 and Final Approval on August 27, 2018.

In 2019, a request for a Substantial Conformance Determination was submitted for the current
86-room Proposed Project which reconfigures the floor plans with smaller average-size hotel
rooms within the same approximate building footprint, height, and massing of the 2018 60-
room project on the South Parcel, and eliminates the back-of-house building on the North
Parcel. The City’s Land Development Team reviewed the Proposed Project and identified no
concerns.



Planning Commission Staff Report
433 E. Cabrillo Blvd. and 103 S. Calle Cesar Chavez (PLN2016-00284 & PLN2016-00295)

July 2, 2020
Page 7

B. SCD REVIEW PROCESS
1. LAND DEVELOPMENT TEAM REVIEW

The 2016 Development Agreement confirmed the right of the owner to complete the hotel
during the term of the agreement subject only to new Building and Public Works permits
and in compliance with the Conditions of Approval in City Ordinance 4920 and
Resolution No. 032-07. On December 6, 2019, the Applicant submitted a formal SCD
request to the City. The application was distributed to members of the City’s Land
Development Team for review. The requested project revisions were reviewed in detail,
comments provided, and additional information was requested where necessary. The
Proposed Project complies with the policies and conditions of approval applicable for the
Approved Project. The Proposed Project was reviewed for compliance with current
building codes, fire codes, floodplain requirements, parking design, public
improvements, and stormwater management requirements.

DESIGN REVIEW

The Proposed Project requires review and approval by both the Historic Landmarks
Commission and Architectural Board of Review.

a. Historic Landmarks Commission

The South Parcel and Transition Area are located in El Pueblo Viejo Landmark
District, which is within Historic Landmarks Commission (HLC) jurisdiction. On
September 18, 2019 the HLC found the Proposed Project to be substantially the same
project architecturally as the project that received Project Design Approval in 2018
(Exhibit F). Proposed development on the South Parcel is currently undergoing “In-
Progress” HLC review.

b. Architectural Board of Review

The North Parcel is located outside El Pueblo Viejo Landmark District, and is within
Architectural Board of Review (ABR) jurisdiction. The Approved Project on the
North Parcel consists of a 111-space valet parking lot with a valet kiosk building. The
Proposed Project consists of a 104-space valet parking lot with eight carport spaces
to support solar photovoltaic panels. Restoration of El Estero drainage on the North
Parcel has been completed. The ABR reviewed the Proposed Project twice in 2020,
and on June 15, 2020, continued the project to the Planning Commission with
favorable comments (Exhibit G).

If the Proposed Project is determined to be in substantial conformance with the Approved
Project, the project will return to the HLC for Final Approval, and to the ABR for Project
Design Approval and Final Approval.

V. ANALYSIS
A. ZONING ORDINANCE CONSISTENCY

The South Parcel (433 E. Cabrillo Blvd.) is zoned HRC-2/SP-1/S-D-3. The North Parcel (103
S. Calle Cesar Chavez) is zoned OM-1/S-D-3. The following table identifies zoning
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requirements and project components for building setbacks and height, parking, and lot

coverage.

Standard

Requirement/
Allowance

Approved

Proposed

Building Setbacks —
South Parcel

-Front (Cabrillo)
-Front (Cesar Chavez)

75 feet from curb
33.5 feet from curb

83 feet from curb
33.5feet from curb

75 feet from curb
33.5 feet from curb

-Interior 0 0 feet 12 feet

Building Setbacks —

North Parcel

-Front (Cesar Chavez) 0 17 feet to parking lot | 16 feet to parking lot
45 feet to carports

-Interior 0 6 feet to parking lot | 7 feet to parking lot
8 feet to carports

3 stories/45 feet with

Building Height —
South Parcel

Height-Setback
Relation Study

3 stories/45 feet

3 stories/45 feet

Building Height —

North Parcel 4 stories/45 feet N/A Carports 14 feet
Vehicle Parking
- Approved Project 255 approx. 211*
2007
- Proposed Project 242 240
36 spaces

Bicycle Parking

21 (1 per 7 parking

14 covered spaces

(24 covered,

spaces) 12 uncovered)
Lot Coverage
-Building N/A 53,622 sf 23% | 38,860 sf 16%
-Paving/Driveway N/A 76,258 sf 32% | 48,291 sf 20%
-Landscaping N/A 106,215 sf 45% | 139,057 sf 59%

*The building permit plans for the Approved Project were found substantially consistent with the
Parking Modification approved by the Planning Commission in 1993.

As identified in the Table above, the Proposed Project complies with Zoning requirements for
each of the respective parcels.
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1. PARKING MODIFICATION

The Zoning Ordinance requires a greater number of parking spaces than the actual
parking demand for the Waterfront Hotel, and the hotel’s approvals include a parking
modification. The Approved Project requires approximately 255 parking spaces and was
approved with 211 spaces. The Proposed Project requires 242 parking spaces per the
Zoning Ordinance and proposes 240 spaces, which represents a deficit of two spaces, less
than the 44-space deficit of the Approved Project, and significantly less than the 150-
space deficit approved in 1993 with the Parking Modification. Therefore, while still
applicable, the scale of the Parking Modification has been substantially reduced with the
Proposed Project. As discussed below, the Proposed Project’s parking demand would be
met by the 242 parking spaces proposed.

SPECIFIC PLAN 1 (SP-1) — PARK PLAZA SPECIFIC PLAN (SOUTH PARCEL)

The Proposed Project complies with all zoning requirements, as identified in the Table
above. In addition to the HRC-II zoning requirements, the project site is located in the
Park Plaza Specific Plan (SP-1) and must comply with the requirements therein. Allowed
uses for the property located at 433 E. Cabrillo Blvd. (Parcel B in SP-1) include visitor-
serving uses in accordance with the HRC Il designation. Therefore, use as a hotel is
appropriate. The current proposal has been reviewed against the Development
Regulations identified in SP-1, including for satisfying parking demand, providing
alternative transportation incentives through a Transportation Demand Management
Program, and compliance with requirements for setbacks, landscaping, height, view
corridors, and water use.

a. Height and View Corridors

In order to exceed a height of 30 feet, a height-setback relation study is required for
the purpose of maximizing view protection/enhancement. However, in no case shall
the building height exceed 3 stories and 45 feet. The determination to allow a height
increase above 30 feet based on a height-setback relation study is made by the
Planning Commission. A view corridor study is also required by the Specific Plan to
assess views from Cabrillo Blvd. toward the foothills and mountains.

The Approved Project was 3 stories and 45 feet. The Proposed Project is 3 stories and
45 feet. A View Corridors, Line of Sight and Height-Setback Relation Study was
prepared (MAC Design Associates, 2020) to analyze the Proposed Project compared
to the Approved Project (Exhibit H). The Study shows that views of the mountains
are generally improved with the Proposed Project, particularly at the western half of
the site, as viewed from the south side of Cabrillo Blvd.

Additionally, View Simulations/Massing Studies were prepared, which identify key
viewpoints and compare the Proposed Project massing to the Approved Project
massing (included in Exhibit B).

b. Parking

The Specific Plan requires that the development satisfy not only the zoning
requirement for parking, but also the peak parking needs. A Parking Demand Study
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was prepared by Associated Transportation Engineers, which concludes that a project
with 86 hotel rooms, and the bar, restaurant, and retail uses proposed, would have its
highest peak parking demand of 211 spaces in the evening, which is less than the 242
spaces to be provided. Therefore, the project would be consistent with this
requirement.

3. OM-1 ZoNE USES (NORTH PARCEL)

The Proposed Project complies with all Zoning requirements, as identified in the Table
above. The North Parcel is zoned OM-1/SD-3. The OM-1, Ocean-Oriented Light
Manufacturing, zone focuses on uses that support ocean-dependent uses, including
marine storage, boat sales and repair, sail manufacturing and repair, seafood processing
and similar uses, as well as El Estero Wastewater Treatment Plant. However, in
establishing the OM-1 zone, it was also recognized that there might be limited demand
for these uses or that land values might preclude these uses. Thus, a provision was
included that allowed property owners to consider other uses allowed in the M-1 (Light
Manufacturing) Zone, subject to the issuance of a Conditional Use Permit (CUP). In
addition to the usual CUP findings required to approve the use, it would also be necessary
to make additional findings, as follows:

a. The use is compatible with ocean-dependent or ocean-related uses; and

b. The property would have no feasible economic value if limited to ocean-
dependent or ocean-related uses. This finding shall be substantiated by competent
evidence determined by the Planning Commission to be objective which includes
no present or future demand for ocean-dependent or ocean-related uses.

As part of the 2007 approval of the CUP for the parking lot on the North Parcel, the
Planning Commission found that the use as a parking lot was compatible with ocean-
related and ocean-dependent uses, and that the site constraints, including the shape of the
parcel, creek setback, and the costs of soil remediation and wetland restoration, left the
site with no feasible economic value if property use was limited to ocean-dependent or
ocean-related uses. The Proposed Project would have the same parking lot use on the
North Parcel as approved under the CUP.

B. DEVELOPMENT PLAN CONSISTENCY

The Proposed Project proposes fewer hotel rooms, but includes more commercial area open
to the public than the Approved Project. From a growth management policy standpoint, the
proposed project would generate an additional one AM and two PM peak hour trips compared
to the 2007 approved project (Exhibit M - Revised Parking and Circulation Study by
Associated Transportation Engineers dated June 17, 2020). As previously determined, these
minor increases in peak hour trips would not generate impacts based on City thresholds, and
would be consistent with the City’s Traffic Management Strategy.

DEVELOPMENT AGREEMENT CONSISTENCY (2016)

The Development Agreement approved by the City Council in 2016 (Exhibit J - Ordinance
5751) identified the Applicant’s vested right to develop the hotel on the South Parcel and the
associated improvements on the North Parcel in accordance with prior City approvals, as
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depicted in the plans approved by building permits BLD2007-01318 and BLD2007-02954.
The Development Agreement also stipulated that any request for a Substantial Conformance
Determination (SCD) would be treated as a Level 4 SCD, requiring a hearing at the Planning
Commission. Further discussion of the criteria for reviewing the SCD is outlined in Section
VI below.

The Development Agreement specified that any proposal for an SCD, or a revised project,
would be required to comply with all aspects of the City’s Storm Water Management Plan
(SWMP) Ordinance. As such, the current proposal complies with Tier 3 SWMP
requirements.

On May 13, 2020, the Community Development Director approved a one-year time extension
of the Development Agreement. This extends the deadline for the Applicant to submit for
building permits to June 23, 2021, and to obtain said permits by June 23, 2022.

LOCAL COASTAL PLAN CONSISTENCY

As described above in Sections 1V.B.1 and V.C, the Development Agreement confirmed the
right of the project to proceed in compliance with the Conditions of Approval in City
Ordinance 4920 and Resolution No. 032-07. These documents contain the findings of policy
consistency, including findings for the approved CDP of consistency with the City’s Local
Coastal Plan (LCP) and the Coastal Act in place at that time. In other words, the Planning
Commission should consider the City’s former LCP as the basis for review of coastal policy
consistency, and not the Coastal Land Use Plan adopted in 2019. The project site is within
LCP Component 5 (Santa Barbara Street to Punta Gorda). The land use designation for the
North Parcel (parking lot) is Ocean Oriented Industrial, and the designation for the South
Parcel (hotel) is Open Space. The General Plan and LCP describe this area as a mix of
industrial, hotel-motel, residential and public facility uses.

On the North Parcel, the Implementation Plan approved as part of the Local Coastal Program
allows for uses other than Coastal-Oriented Industrial subject to approval of a CUP, which
was previously approved for the project, as described in Section V.A.3 above. On the South
Parcel, the Implementation Plan approved as part of the Local Coastal Program includes SP-
1, which requires the majority of Parcel B of SP-1 to be developed as a public park (which
occurred with development of Chase Palm Park), but allows for a small portion (3 acres) to
be developed with a hotel.

The average room size for the 86-room Proposed Project is 387 square feet compared to 489
square feet for the 150-room Approved Project. The proposed revisions to the approved hotel
and associated retail, restaurant and back-of-house areas would continue to be consistent with
the Local Coastal Program through the adopted Implementation Plan. In considering whether
the Proposed Project is in substantial conformance with the Approved Project, staff reviewed
the original Coastal Development Permit findings in Ordinance 4920 (p. 9-12) and Resolution
032-07 to confirm that the rationale for approval still applies.

The hostel (which was increased from 75 beds to 100 beds when the 150-room hotel project
was approved), which was required to offset any potential impact to lower-cost
accommodations resulting from the provision of a high-end hotel, has already been
constructed and has been operational for several years.
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The original project approval included findings of consistency with the policies of the LCP,
and the EIR included an extensive policy analysis. As it relates to the hotel portion of the
project, LCP Policies 4.1 (visitor-serving land uses), 4.2 (visitor-serving development
review), and 4.4 (hotel and restaurant development, range of rooms / prices) were specifically
cited. The parking lot project approval did not specifically reference any LCP policies. A
compilation of applicable LCP policies is attached for review (Exhibit C).

CONDITIONS OF APPROVAL

The project is governed by conditions of approval contained within Ordinance 4920 (1993
Development Agreement No. 1), Planning Commission Resolution 032-07 (CUP and CDP
for North Parcel), and Ordinance 5751 (2016 Development Agreement). A determination of
Substantial Conformance may not include changes to conditions of approval. The Planning
Commission’s input is requested regarding consistency of the Proposed Project to the
Approved Project’s conditions of approval, in particular the condition of approval for solar
photo-voltaic energy.

SOLAR / PHOTO-VOLTAIC ENERGY

Planning Commission Resolution 032-07 for the development at the North Parcel includes
two conditions of approval (11.B.8 and 9) related to installation of solar photovoltaic (PV)
panels (Exhibit K). Condition 11.B.8 required that PV be installed on the roof of the parking
kiosk to provide energy for the parking lot. Condition 11.B.9 addresses the situation where an
SCD is requested and requires the applicant to provide information on the feasibility of PV
on the North Parcel to generate energy for the entire project.

With this SCD request, the applicant studied the feasibility of providing solar energy for the
entire project, and has concluded that covering the entire North Parcel parking lot with PV is
not financially feasible due to the cost of providing such an extensive support structure on
which to install a large solar array, as well as potential negative aesthetics of a large expanse
of carports, and would not provide nearly enough energy for the entire project. The Proposed
Project includes carport structures over eight parking spaces in the valet parking lot to support
installation of enough PV panels to provide more than sufficient energy for the parking lot,
consistent with Condition I1.B.8. This is more than 20 times the area of PV panels on the
parking kiosk roof of the Approved Project. The proposed PV panels would generate energy
exceeding the energy demand of the North Parcel, with 30% of the energy sent to the SoCal
Edison grid as a surplus/credit.

Based on review of the Planning Commission Minutes and video recordings of the meetings
on July 19, 2007 and August 30, 2007 (Exhibit E), staff believes that the current proposal is
generally meeting the intent of the condition. The specific condition language was drafted at
the hearing without benefit of technical information regarding feasibility. The applicant has
now provided that information; however, they are not proposing to cover the parking lot with
PV, which is possible, although may not be aesthetically acceptable or financially feasible
(Exhibit L). Additional feedback from the Planning Commission is requested.

VI. SUBSTANTIAL CONFORMANCE DETERMINATION CONSIDERATIONS

In accordance with Section 10.1 of the Development Agreement dated June 23, 2016, any
determination of substantial conformance made by the Community Development Director shall
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be made in consideration of the following specific factors (information on each item is provided
in italics). Planning Commission comments are requested for the following factors:

A. Whether the proposed revision results in a cumulative or overall increase to any of the
following:

(i) The total number of guest rooms on the Hotel Parcel.
Reduced from 150 to 86.

(ii) The total square footage of guest rooms on the Hotel Parcel.
Reduced from 73,373 square feet to approximately 44,799 square feet.

(iii) The square footage of total development on the Hotel Parcel and Parking Lot Parcel.
Reduced from 130,235 net square feet to 89,293 net square feet.

(iv) The overall height of the Hotel and related improvements on the Hotel Parcel and the
Parking Lot Parcel.

The maximum building height of development on the two parcels was/is 45 feet, with
some tower and chimney architectural features exceeding 45 feet. The Approved
Project had 35,356 net square feet of building area at the third floor level. The
Proposed Project would have 19,859 net square feet of building area at the third floor
level.

View simulations with project comparisons are also provided in the project plans
(Exhibit B).

Staff finds that the proposed changes do not result in a cumulative or overall increase to the
project in the areas identified.

B. Whether the proposed revisions conform with the Amended Specific Plan and do not require
new or additional environmental review under the California Environmental Quality Act,
other than an Addendum to the FEIR.

Refer to Section V.A.2 above for analysis of the project in relation to the (Amended) Specific
Plan. Staff finds that the proposed changes conform to the Specific Plan.

Refer to Section VII below for information on environmental review. The Proposed Project
is within the scope of analysis of the certified FEIR for the Specific Plan. Staff has prepared
an Addendum to the FEIR to document minor changes associated with the Proposed Project.
No new or additional EIR is required.

Additional analysis is provided in the Applicant Letter (Exhibit A).
VII. ENVIRONMENTAL REVIEW

The City Environmental Review Committee certified a Final Environmental Impact Report
(FEIR) for the Waterfront Park, Hotel, and Youth Hostel project in 1993. The FEIR identified
significant, unavoidable impacts (Class 1) associated with:

e Traffic and circulation,

e Air quality (long-term due to traffic and short-term due to construction),
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VIII.

e Noise (long-term related to the park), and
e Visual resources (short-term due to loss of mature vegetation).

By its very nature, in order for a determination of substantial conformance to be made, the
environmental impacts of proposed changes to a project must be no greater than those associated
with the prior Approved Project. Staff has considered the environmental implications of the
proposed changes in the July 1, 2020 EIR Addendum (Exhibit N) and finds that the changes
would not increase environmental impacts of the project.

Transportation (Traffic and Circulation)

The State adopted new CEQA Guidelines for analyzing transportation impacts. The new criteria
apply statewide beginning on July 1, 2020 and require that vehicle miles traveled (VMT) be used
rather than Level of Service (LOS) in determining a project’s environmental impact related to
transportation. (The City still uses LOS in determining a project’s consistency with our adopted
Traffic Management Strategy for General Plan policy consistency.)

Vehicle miles traveled exceeding an applicable threshold of significance may indicate a
significant impact for land use projects. Generally, projects within one-half mile of either an
existing major transit stop or a stop along an existing high quality transit corridor should be
presumed to cause a less than significant transportation impact. Projects that decrease vehicle
miles traveled in the project area compared to existing conditions should be presumed to have a
less than significant transportation impact.” According to the Santa Barbara County Association
of Governments Regional Transportation Plan and Sustainable Communities Strategy dated
August 17, 2017, Figure 77: Existing Transit Priority Areas, the Waterfront Hotel is located in
an existing transit priority area (15 minute or less headways within a half mile distance). As such,
the project is presumed to cause a less than significant transportation impact. Furthermore, the
scope of work is less than what was originally approved, therefore, is presumed to cause a less
than significant transportation impact.

Other Issue Areas

The Proposed Project would also have similar, or reduced, impacts related to all other issue areas,
including reduced impacts associated with water use, water quality and hydrology, solid waste
generation, air quality, soil remediation, and habitat restoration.

The FEIR did not analyze impacts associated with climate change, specifically greenhouse gas
emissions and sea level rise. Staff previously analyzed these topics in the Addendum prepared
for the Development Agreement in 2016. Additional analysis was done for the Proposed Project
and concluded that the Proposed Project would not result in new or increased impacts related to
these issue areas.

The 2020 Addendum to the certified Waterfront Park and Hotel and Youth Hostel Project EIR
documents the changes to the project and associated minor changes to project environmental
effects (Exhibit N).

CONCLUSION
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As indicated in this staff report, while the SCD Request includes several changes to the Approved
Project, staff believes that the proposed changes can be found to be in substantial conformance
with the Approved Project.

Some aspects of the Proposed Project that staff believes are an improvement to the Approved
Project are the following:

e Reduced massing of the development on the South Parcel resulting in improved mountain
views and more openness as viewed from Cabrillo Blvd.;

e Compliance with current storm water management plan requirements;

e Habitat Restoration with an improved Restoration Plan reviewed by the Creeks Division
(this work has already been completed);

e Elimination of pile driving as part of the foundation work, resulting in reduced short-term
disturbance related to noise and vibration.

In addition, the Proposed Project would continue to provide the public benefits identified
previously as part of the Approved Project and since completed, including:

e Street dedication and improvement;

e New public park;

e Hostel (100-bed hostel based on construction of a 150-room hotel); and

e Installation and maintenance of landscape improvements in the Transition Area.

Feedback from the Planning Commission is requested regarding whether the Proposed Project is
substantially consistent with the Approved Project.

Following Planning Commission review and comments, the Community Development Director
will make a final determination as to whether the Proposed Project is in substantial conformance
with the Approved Project.

If that determination is ultimately made, the Applicant would need to obtain Final Approval from
the HLC and Project Design and Final Approvals from the ABR for the Proposed Project, and
resolve technical and engineering details during the permitting process in order to ensure
compliance with current construction standards and regulations and project conditions of
approval.

Exhibits:

—TIOGTMMUOm>

Applicant's letter dated June 17, 2020

Proposed Project Plans (see separate file)

Applicable LCP and Coastal Act Policies

Planning Commission Minutes, June 14, 2018

Planning Commission Minutes, August 30, 2007

HLC Minutes September 18, 2019 and June 24, 2020

ABR Minutes June 15, 2020

View Corridors, Line of Sight Profiles & Height-Setback Relation dated February 28, 2020
Ordinance 4920 Development Agreement No. 1 (1995)



https://www.santabarbaraca.gov/SBdocuments/Advisory_Groups/Planning_Commission/Archive/2020_Archives/03_Architectural_Drawings/2020-07-02_July_9_2020_Item_III.A_433_E_Cabrillo_Blvd_and_103_S_Calle_Cesar_Chavez_Site_Plans.pdf
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J. Ordinance 5751 Development Agreement (2016)

K. Planning Commission Resolution 032-07 (North Parcel - 103 S. Calle Cesar Chavez)
L. Applicant Response Letter re: Solar Photovoltaic Condition of Approval

M. Revised Parking and Circulation Study by ATE dated June 17, 2020

N. EIR Addendum dated July 1, 2020

The following documents were used in staff’s review and analysis of the project and are available

electronically upon request:

1. 2018 SCD Planning Commission Staff Report
Initial Study dated December 14, 2015

Final EIR dated June 8, 1993
Updated Transportation Management Plan by ATE dated March 9, 2020

o gk~ wD

24, 2020

EIR Addenda dated June 8, 1995, November 7, 1996, August 13, 2007, and January 14, 2016

Tier 3 Storm Water BMP Report for North Parcel by MAC Design Associates dated February

7. Tier 3 Storm Water BMP Report for South Parcel by MAC Design Associates, dated November

20, 2019

County Environmental Health Soils Remediation Case Closure Letter dated March 17, 2020

9. Brighten Solar Construction Report North Parcel dated March 11, 2020

10. Waterfront Hotel Consistency with Amended Specific Plan # 1 Development Regulations by

Suzanne Elledge Planning & Permitting Services, Inc. dated November 2019
11. City of Santa Barbara Waste Generation Calculator for project

12. Revised Potable Water Use Analysis, Santa Barbara Waterfront Hotel by MAC Design

Associates, dated November 20, 2019
13. Planning Commission Resolution 048-93 (Waterfront Park/Hotel)
14. Approved Project History
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17 June 2020

Mr. George Buell

Mr. Tony Boughman

City of Santa Barbara
Planning Division

630 Garden Street

Santa Barbara, CA 93101

Subject: Santa Barbara Waterfront Hotel
433 East Cabrillo Blvd & 103 S. Calle Cesar Chavez
(APN 017-680-009 and APN 017-113-020)
PLN2016-00284 and PLN2016-00295
Substantial Conformance Determination

Updated Applicant Letter / Project Description

Dear Mr. Buell and Mr. Boughman:

We submit this updated project description along with revised plans and documents on
behalf of The Robert Green Company supporting a request for a Substantial
Conformance Determination for the Waterfront Hotel pursuant to Section 10.1 of
Development Agreement No. 25,564.

Backaround
The project site and adjacent properties have a complex planning and permitting

history, which for the purposes of this request has been summarized below in an
abbreviated fashion to highlight what is relevant to the current SCD request.

A Specific Plan for the project site was originally approved in 1981. The Specific Plan
allowed for a hotel on the site and the development of Chase Palm Park to the west
and a project was approved by the Planning Commission in 1993. In 1995, the City of
Santa Barbara Redevelopment Agency obtained funding for the development of
Chase Palm Park and wanted to immediately proceed with construction; at this same
time the economy was not favorable for construction of the hotel. In 1995 and 1996, the
Santa Barbara City Council adopted an Amendment to the Specific Plan, an
Amendment to the project EIR, a Development Agreement, and a new Ordinance
(Ordinance 4920) establishing Findings and a separate set of conditions for the hotel
and the park.

Subsequently, Chase Palm Park was constructed on lands dedicated to the
Redevelopment Agency (now the City) by the Parker Family, and while awaiting a
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more favorable time to construct the hotel, certain obligations under the Development
Agreement were satisfied and these are enumerated in the new Development
Agreement entered into between the City and American Tradition in 2016 (enclosed for
your reference).

In 2007 and 2008, after several previous hotel revisions had been contemplated by the
Parker Family, a 150-room conventional hotel that supported conference and large
group activity in a predominantly 3-story, 142,647 square-foot development was
approved and permitted (BLD2007-01318 and BLD2007-02954). The approved project
included an at-grade 111-space valet parking lot and kiosk on an adjacent parcel to
the north, APN 017-113-020, approved by the Planning Commission on August 30, 2007
(PC Resolution 032-07, EIR Addendum MST2006-00791).

Building permits for the hotel were issued, demolition of a 12,012 SF concrete pad was
completed, rough grading and construction commenced, and soil remediation of both
the North Parcel and South Parcel was undertaken. While the remediation work was
underway on the North Parcel it was determined that additional remediation, not
previously contemplated, might be necessary in the El Estero Channel, which runs along
that parcel’s southern boundary. Soil remediation efforts on the South Parcel were
completed in 2008 and the North Parcel remediation was completed in 2019. The
County Public Health Department issued a “No Further Action needed” letter for the
North Parcel on November 12, 2019 (enclosed). In 2008, a recession caused work
activity on the hotel to be substantially reduced. Between 2008 and 2013, a new
concept for the hotel began to form in response to changing trends in high-end
hospitality.

Between 2013 and 2016 the City and the Parker Family worked through negotiations
entering in to a new Development Agreement which was approved in June 2016,
recorded in December 2016, and re-recorded in July 2017 to correct an error in the
legal description.

A significantly smaller hotel concept was developed that reduced the number of hotel
rooms and also shifted some floor area associated with hotel administrative and “back-
of-house” services to the parcel north of the railroad tracks where hotel valet parking
had been previously proposed. An SCD for this revised hotel concept was submitted in
November 2017 and approved on June 28, 2018 by Community Development Director,
George Buell (see enclosed letter) following an informational hearing at the Planning
Commission on June 14, 2018.

Since the 2018 SCD approval, the Parker Family entered into a 99-year lease agreement
with the Robert Green Company (RGC). The Parker Family will retain ownership of the
land and RGC now holds the land through a long-term ground lease and will develop
and own the hotel asset. RGC has designed a revised project with three key
differences:
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1. The number of hotel rooms has increased from 60 to 86 (within the footprint and
height of the 2018 approved plan).

2. Back of house and administrative functions have been reduced and have been
located entirely within the hotel building on the South Parcel thereby eliminating
the building previously dedicated to these functions on the North Parcel.

3. North Parcel plans have been revised to reflect the current proposal to construct
a 104-space valet parking lot very similar to what was previously approved in
2007. The parking lot also proposes a solar carport canopies above a portion of
the parking lot spaces. The previously proposed 50 overflow parking spaces
located on the adjacent Hilton Hotel site have been removed and transferred
over to the North Parcel, as part of the proposed 104 spaces. The Hilton Hotel
site will still provide 127 parking spaces to serve the Waterfront Hotel project.

Prior to submitting this SCD application, the applicant submitted the architectural plans
to HLC for their review and comments. The revised plans received favorable comments
at a hearing on October 16, 2019 at which the HLC also determined that the design of
the revised project was in substantial conformance with the 2018-approved project
and would not require a new Project Desigh Approval. The project has continued to
receive favorable comments during ongoing in-progress reviews and it is anticipated
that it will be scheduled for and receive final HLC approval at the next available
agenda following the PC advisory hearing and the subsequent SCD decision by the
Community Development Director.

Project Description
The revised project is proposed to replace the 2018-approved 60 -room hotel on the

project site (MST2016-00284). The proposed design continues to preserve public view
corridors from the ocean to the mountains and maximizes privacy, views, and amenities
for guests. Program elements include strategically placed water features, extensive
water wise gardens, a spa, fithess center, a ballroom, two meeting rooms, a restaurant
with indoor and outdoor seating, and rooftop bar that are all available to the public. A
swimming pool is also proposed on the roof and will be available for use by hotel guests
only.

Both auto and pedestrian access to the Hotel Site is from Calle Cesar Chavez via an
auto court and accessible sidewalks along this frontage. Direct pedestrian access
between the hotel and its southern frontage along Chase Palm Park has been the
subject of some discussion with Planning staff, Parks & Recreation staff, and HLC. We
are not proposing direct access for several reasons. It is a Parks & Recreation
Department policy to prohibit direct access from private property into City Park
property. Additionally, the originally approved hotel did not include such access, and
providing it would present serious concerns about the ability to provide the level of
privacy and security expected by hotel guests at a luxury hotel of this caliber.

Most back of house functions and administrative offices were located in a new building
on the North Parcel in the 2018 approved Plan. In the current proposal, all
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administrative and back of house functions are located on the South Parcel within the
hotel building. Deliveries to the hotel were also previously proposed to occur at the
North Parcel and these will now happen on the South Parcel in a designated area at
the northwest corner of the building.

Traffic and Parking

Trip generation estimates were calculated by ATE for the 2007 and 2018 approved hotel
projects and the current proposal will not generate impacts based on City thresholds.
The proposed project will also implement a Transportation Management Plan (dated
03.2020, enclosed) to help reduce trips associated with the project.

There are 104 valet parking spaces provided on the North Parcel (including 10 EVCs).
On the South Parcel there are nine spaces (6 ADA, 2 ADA EVCS, and 1 standard EVC).
The majority of the hotel's required parking will be provided within a segregated portion
of the existing parking lot at the Hilton Hotel accommodating 127 vehicles (90 regular,
and 27 overflow spaces), directly across Calle Cesar Chavez from the entrance of the
new hotel.

A total of 213 parking spaces plus 27 overflow spaces (240 spaces total) are provided.
A complete breakdown of proposed parking spaces may be found on the plan sheet
G0.002, Project Data.

Valet Parking Operations

The project proposes to implement a valet parking program to manage parking
operations. Employees, hotel guests and visitors will enter the site via the main project
driveway on Calle Cesar Chavez to access the motor court area. The motor court
provides sufficient area for valet staging of 7 vehicles (these are not counted toward the
project parking supply). A valet attendant would park the vehicle in the parking lot on
the North Parcel or the allocated parking spaces at the Hilton Hotel parking lot across the
street. The valet attendant would then return to the project site. The project is proposing
to narrow the section of Calle Cesar Chavez south of the hotel entrance and install a
new crosswalk at the hotel driveway to facilitate pedestrian crossings for valet drivers and
hotel guests.

As noted above, existing traffic volumes on the section of Calle Cesar Chavez adjacent
to the project site are fairly low. This level of traffic could be accommodated on Calle
Cesar Chavez without creating significant delays or vehicle queuing.

Additional detail regarding parking, circulation, and traffic may be found in the
enclosed report by Associated Transportation Engineers dated June 17, 2020.

Public Improvements
Significant public improvements including the extension of Calle Cesar Chavez
(formerly Salsipuedes Street) were previously completed pursuant to project conditions
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of approval. The revised project proposes the following additional public improvements
within Calle Cesar Chavez to enhance function and aesthetics:

Reconfigured and enlarged southernmost landscaped medians

Restriping of lanes

New mid-block ADA compliant curb ramp and crosswalk

Enhanced median landscaping and irrigation (potable water connections

proposed)

¢ Sidewalk replacement (at Cabirillo Blvd as well); drainage from the replaced
sidewalks will receive treatment by draining into the landscaped parkways)

¢ Reduction in impervious paving

¢ New streetlight at the northwest end of the proposed public improvements

Additionally, after consultation with MTD and Parks & Recreation, an existing bus stop

along the Calbirillo Blvd. frontage (west of the intersection with Calle Cesar Chavez) is

proposed to be relocated easterly of this intersection (see plan sheet C-4). Along with
meeting MTD turnout specifications, a trash receptacle and bench are also proposed
at the new bus pocket location.

Substantial Conformance

Section 10.1 of the Development Agreement 25,564, establishes the following criteria by
which the City Community Development Director will determine if a revised project is in
substantial conformance with the 2007 approved project:

(A) Whether the proposed revision results in a cumulative or overall increase to
any of the following:

() the total number of guest rooms on the Hotel Parcel,

(i) the total square footage of guest rooms on the Hotel Parcel

(iii) the square footage of total development on the Hotel Parcel
and Parking Lot Parcel

(iv)  the visual, traffic or circulation impacts of the Hotel,

V) the total building footprint of the Hotel and related
improvements on the Hotel Parcel and the Parking Lot Parcel,
and

(vi)  the overall height of the Hotel and related improvements on the
Hotel Parcel and the Parking Lot Parcel; and

(B) whether the proposed revisions conform with the Amended Specific Plan and
do not require new or additional environmental review under the California
Environmental Quality Act, other than an addendum to the FEIR.

A Summary Comparison Table attached at the end of the project description
compares the two previously approved hotels (2007 and 2018) to the 2020 proposed
hotel with respect to all the foregoing criteria. The revised project meets the intent of all
SCD requirements.
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Summary of Environmental Review Considerations

We have not identified any new adverse environmental impacts resulting from the
revised project. Given that this revised project reduces the size and massing of both the
2007 and 2018-approved projects (the latter due to the elimination of the North Parcel
building), we believe any potentially adverse impacts of the proposed project are
either equal to or less than those resulting from the previously approved projects.

The original and subsequent environmental documents prepared for the project are as
follows:

e Project FEIR: ENV92-0107; SCH#92091038 adopted in 1995

¢ Addendum MST2006-00791 (North Parcel)

¢ Addendum MST2013-00371(New Development Agreement)

¢ Addendum MST2016-00284 (60-room SCD Project)

1. With respect to the revised project, please also note the following: The mitigation
measures identified in the FEIR would continue to apply to the revised project as
conditions of approval.

2. The recommendations contained within all technical studies submitted with the SCD
application package are proposed to be implemented with the revised project.

Existing Project Conditions of Approval to be Addressed in SCD

The hotel is comprised of two parcels and each parcel has an entittement and set of
conditions which must be satisfied. The conditions are set forth in City Council
Ordinance 4920 and Planning Commission Resolution 032-07.

Some of the conditions of approval have been previously satisfied prior to the permits
being issued for the previous projects (e.g. recorded documents); other conditions were
previously satisfied but will need to be satisfied again with the revised project (e.g. plan
requirements, notes on plans etc.) and others remain outstanding and will be satisfied
as required.

We have identified one condition of approval for the North Parcel that will be satisfied
in a different way than it was with the 2018 approved plan. This condition is duplicated
below followed by an explanation of how the current project meets the requirement:

PC Resolution 032-07

Condition 11.B.9. Consideration of Additional Photo-voltaics. If a Substantial Conformity
Determination is needed, then the applicant will provide additional information on
parking supply and demand and include coming back to the Commission or to Staff
with the feasibility for use of photo-voltaics on the parking lot to generate energy for the
entire project.

A current parking study dated June 17, 2020, has been completed by ATE and is
enclosed.
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Regarding the use of photo-voltaics on the site, in addition to the condition language

above, there is another photo-voltaic condition (B.8) that states:
“Provide photo-voltaic array onsite sufficient to provide energy for the parking
lot, on the area of the kiosk roof.”

Additionally, pages 3-4 of the Planning Commission Minutes of August 30, 2007 which

taken together provide additional context:
“Some Commissioners asked that photo-voltaics be included in the project. One
Commissioner found the nexus issues for requiring photo-voltaics created a
discomfort level for all involved in the project. Suggested using photo-voltaics to
shade the parking area to generate energy for the parking area and the hotel;
desired to see a sustainable design that represented Santa Barbara...Suggested
that, when Staff and the applicant review any Substantial Conformity
determination, consideration be given to sustainable solar panels on the
site...One Commissioner did not feel the study was necessary to validate the
need for photo-voltaics and wanted to see photo-voltaics included in the
conditions outright.”

To satisfy these conditions, the 2018 approved project included solar panels on the roof
of the BOH/Admin building which is no longer proposed. The 2020 project proposes to
install solar panels on the roof of carports to be built over a portion of the parking lot on
the North Parcel. Please see enclosed plans, letter and attachments from RGC dated
June 17,2020 . The current proposal provides increased energy (61,000 kwh per year vs
33,849 kWh per year approved in 2018) meets the energy needs of the North Parcel
(parking lot lighting and EVCS in the 2020 plan vs the 10,000 SF BOH/Admin building in
the 2018 plan) and results in approximately 30% of the system’s energy output
(approximately 18 ,375 kWh a year) going back into the SoCal Edison grid.

This condition will be satisfied with the carport/PV system which meets the energy
demand of the hotel’s parking lot on the North Parcel and with the surplus energy
going into the grid will serve to offset a portion of the hotel project’s energy load.

Pending Efforts related to Proposed Project

Design Review

Interestingly, the two project parcels are located in two different design review
jurisdictions. The South Parcel is within El Pueblo Viejo (EPV) and requires review and
approval by the Historic Landmark Commission (HLC). The North Parcel is outside EPV
and is within the design review jurisdiction of the Architectural Board of Review (ABR).

As mentioned above, conceptual plans for the South Parcel have been presented to
HLC and received favorable comments. The design team is currently undergoing in-
progress reviews with HLC to advance the drawings.



Mr. George Buell
Mr. Tony Boughman
June 17,2020

Page 8

The North Parcel parking lot plan including solar and carports received favorable
comments on June 15, 2020.

Chase Palm Park Transition Area

A portion of the east end of Chase Palm Park has been designated as a “Transition
Area” or buffer between active park uses and the hotel. The project team will continue
to coordinate with City Parks & Recreation.

Anticipated Construction Schedule
The following construction activities have been completed on-site:

¢ (North Parcel) Grading permit for parking lot: October 2018
¢ (North Parcel) Remediation and restoration regulatory agency permits: August
2018 - November 2019
Construction of the Hotel (South Parcel) is anticipated to occur as follows with timing of
the construction of the parking lot to be determined.

Construction commencement/completion: January 2021 — July 2023 (estimated)
Approximately 1.5 years of building construction in the sequence and estimated
timeframes below is anticipated:

e Hotel Permit issued: December 2020
¢ Construction Commencement and jobsite mobilization: January 2021
e Site work: January - February 2021
¢ Foundation and utility work: February — August 2021
¢ Hotel building structure, ground floor and first floor: August - September 2021
e Hotel building structure, second floor: September - October 2021
e Hotel building structure, third floor: September - November 2021
e Roof Framing: October - November 2021
e Elevators: November 2021 — January 2022
e Building exterior/roof and interiors: September 2021 — May 2022
e Building landscape, pool/spa, hardscape, and landscape: December 2021 -
May 2022
e Road improvements (this work anticipated February 2021 - July 2021,
approximately 5 months)
o Kick of meeting with City staff
0 Survey Calle Cesar Chavez (CCC)
= North side of Calle Cesar Chavez (CCC)
e Site preparation
e Demolition
e Regrading
e Set and cast new curb & gutter
e Concrete
e Asphalt
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e Construction completion, final inspections/close out: May — June 2022

Site Preparation
Demolition

Regrading

Set new curb & gutter
Concrete

Asphalt

¢ Owner staffing, training, and setup: June 2022
e Grand opening: June/July 2022

On behalf of American Tradition, the Parker Family, the Robert Green Company, and
project team, we thank you for your consideration of this SCD request and will provide
timely responses to any other information you may need to evaluate and process this

application.

Sincerely,

SUZANNE ELLEDGE

PLANNING & PERMITTING SERVICES, INC.

/! O
W@?%
: N
Suzanne Elledge
Founder



Development

2007 Approved Hotel

2018 Approved Hotel

2020 Proposed

Difference/Comments

Agreement (drawing dated 5/30/18) 2020 vs 2018
SCD Criteria
Number of Guest Rooms 150 60 86 +26
Total SF of Guest Rooms 73,373 SF 41,000 SF 44 799 SF +3,799 SF
Total SF of Development 142,647 SF 92,445 SF South Parcel South Parcel -13,568 SF
10.416 SF North Parcel 89,293 SF
102,861 SF Total North Parcel
0 SF
Total
89,293 SF

Visual, Traffic or
Circulation Impacts

Impacts previously identified

were those associated with

150-room hotel and 142,647
SF of floor area

Reduced floor area, massing,
and room count (see above)

Reduced floor area,
and increased room
count (see above)

Studies are enclosed demonstrating
reduction to visual, traffic and circulation
impacts compared to 2007 approved
plans and no additional impacts
compared to 2018 approved plans

Total Footprint of Bldg &

South Site Bldg:

South Site Bldg:

South Site Bldg:

South Site Bldg:

Related Improvements 53,622 SF (est.) 36,814+ SF 38,860 SF +2,046 SF
(Note: Bldg. footprint SF Hardscape: Hardscape: Hardscape: Hardscape:
does not include exterior 52,978 SF (est.) 45,310 SF 42 935 SF -2,375 SF
decks, loggias, etc. for North Site Bldg: North Site Bldg: N th, Site Blda: North Site Bldg:
both previously N/A 3,423 SF orth >ite bldg: -3,423 SF
approved and revised Hardscape: Hardscape: 0 SF Hardscape:
project) 23,280 SF 19,803 SF Hardscape: -4,560 SF
Both Sites Total Bldg: Both Sites Total Bldg: 15,243 SF Both Sites Total Bldg:
53,622 SF 40,237 SF -1,377 SF
Total Hardscape Total Hardscape Both Sites Total Bldg: Total Hardscape:
76,258 SF 64,507 SF 38.860 SF -6,935 SF
Total Hardscape
58,178 SF

Overall Height of the
Hotel and Related
Improvements

45-feet above grade at the
time of approval
(grades as documented in
2008 approved Gensler Plans)

45-feet above grade at time
of approval (grades as
documented in 2008
approved Gensler Plans)

45-feet above
grade (grades as
documented in
2008 approved
Gensler Plans)

See plan, section, elevation and 3D photo
montage exhibits; maximum height is the
same but proposed project is more
sensitive to visual resources than 2007
approved project and the same as 2018
approved project

Must comply with process set forth in City’s July 15, 1997 SCD Guidelines (Level 4)

Note: that we do not find that these guidelines preclude consideration
of modifications to conditions of approval.

Revised Project will comply with the SCD
Guidelines (Level 4); input from the PC will
be obtained during Discussion ltem
portion of the Agenda

Proposed revisions conform to the Amended Specific Plan

Proposed revisions conform to Amended
Specific Plan

Proposed revisions do not require additional environmental review other than an Addendum to the FEIR

Proposed revisions may be analyzed with
FEIR Addendum

Summary Comparison of SCD Criteria Comparing 2007 Approved Project with 2018 Approved Project and 2020 Proposed Project




Exhibit B:

City of Santa Barbara

California

*** DIGITAL SITE PLAN ***

The site plans for this Staff Report may be accessed through
the City of Santa Barbara website by clicking the link below.

July 9 2020 Item Ill.LA 433 E Cabrillo Blvd and 103 S Calle Ces
ar Chavez Site Plans.pdf



https://www.santabarbaraca.gov/SBdocuments/Advisory_Groups/Planning_Commission/Archive/2020_Archives/03_Architectural_Drawings/2020-07-02_July_9_2020_Item_III.A_433_E_Cabrillo_Blvd_and_103_S_Calle_Cesar_Chavez_Site_Plans.pdf
https://www.santabarbaraca.gov/SBdocuments/Advisory_Groups/Planning_Commission/Archive/2020_Archives/03_Architectural_Drawings/2020-07-02_July_9_2020_Item_III.A_433_E_Cabrillo_Blvd_and_103_S_Calle_Cesar_Chavez_Site_Plans.pdf




Waterfront Hotel

Applicable Local Coastal Plan and Coastal Act Policies

LOCAL COASTAL PLAN

LCP Policy 3.3. New development proposals within the coastal zone which could generate new
recreational users (residents or visitors) shall provide adequate off-street parking to serve the present
and future needs of the development.

LCP Policy 3.4. New development in the coastal zone which may result in significant increased
recreational demand and associated circulation impacts shall provide mitigation measures as a condition
of development including, if appropriate, provision of bikeways and bike facilities, pedestrian walkways,
people mover systems, in lieu fees for more comprehensive circulation projects or other appropriate
means of compensation.

LCP Policy 3.13. Developers shall be required to provide on-site recreational open space and parking for
new users generated by any development of vacant or underdeveloped properties inland of Cabrillo
Boulevard.

LCP Policy 4.1. In order to preserve and encourage visitor-serving commercial uses, appropriate areas
along Cabrillo Boulevard, Castillo Street, Garden Street and along State Street shall be designated “Hotel
and Related Commerce | (HRC-1)” and “Hotel and Related Commerce Il (HRC-11)".

HRC-I designation shall include hotels, motels, other appropriate forms of visitor-serving overnight
accommodations. Ancillary commercial uses directly related to the operation of the hotel/motel, and
restaurants.

HRC-1I designation shall include all uses allowed in HRC-I and such other visitor-serving uses examples
such as, but not limited to, restaurants, cafes, art galleries, and commercial recreation establishments.
Uses such as car rentals and gas stations will require a conditional use permit.

LCP Policy 4.2. New visitor-serving development permitted pursuant to Policy 4.1 shall be:

(1) Reviewed by the Architectural Board of Review or the Historic Landmarks Commission for compatible
architectural design;

(2) Be consistent with the adopted LCP Visual Quality Policies;

(3) Provide to the maximum extent feasible, public view corridors, open spaces, and pedestrian (and/or
bicycle) walkways and facilities;

(4) Provide adequate off-street parking to serve the needs generated by the development; and

(5) Provide measures to mitigate circulation impacts associated with the project, including but not
limited to coordination with the Redevelopment Agency’s Transportation Plans for the area, provision of
in-lieu fees, provision of bicycle facilities, or other appropriate means of mitigation.

LCP Policy 4.4. New hotel/motel development within the coastal zone shall, where feasible, provide a
range of rooms and room prices in order to serve all income ranges. Likewise, lower cost restaurants, or
restaurants which provide a wide range of prices, are encouraged.

LCP Policy 6.1. The city, through ordinance, resolutions, and development controls, shall protect,
preserve, and, where feasible, restore the biotic communities designated in the City’s Conservation
Element of the General Plan and any future annexations to the City, consistent with PRC Section 30240.



LCP Policy 6.8. The riparian resources, biological productivity, and water quality of the City’s coastal
zone creeks shall be maintained, preserved, enhanced, and, where feasible, restored.

LCP Policy 6.9. The City shall support the programs, plans, and policies of all governmental agencies,
including those of the Regional Water Quality Control Board with respect to best management practices
for Santa Barbara’s watersheds and urban areas.

LCP Policy 6.10. The City shall require a setback buffer for native vegetation between the top of the
bank and any proposed project. This setback will vary depending upon the conditions of the site and the
environmental impact of the proposed project.

LCP Policy 9.1. The existing views to, from, and along the ocean and scenic coastal areas shall be
protected, preserved, and enhanced. This may be accomplished by one or more of the following:

(2) Acquisition of land for parks and open space;
(2) Requiring view easements or corridors in new development;
(3) Specific development restrictions such as additional height limits, building orientation, and

setback requirements for new development; or
(4) Developing a system to evaluate view impairment of new development in the review process.

LCP Policy 11.5. All new development in the waterfront area, excepting Stearns Wharf, shall provide
adequate off-street parking to fully meet their peak needs. Parking needs for individual developments
shall be evaluated on a site-specific basis and at minimum be consistent with City Ordinance
requirements.

LCP Policy 11.15. Pedestrian movement and safety should be encouraged and provided for throughout
the area.

LCP Policy 12.2. New developments within the City’s Waterfront Area shall be evaluated as to a project’s
impact upon the area’s:

1. Openness;

2. Lack of Congestion;
3. Naturalness; and
4. Rhythm.

COASTAL ACT

Section 30211 Development not to interfere with access

Development shall not interfere with the public's right of access to the sea where acquired through use
or legislative authorization, including, but not limited to, the use of dry sand and rocky coastal beaches
to the first line of terrestrial vegetation.

Section 30212 New development projects



(a) Public access from the nearest public roadway to the shoreline and along the coast shall be provided
in new development projects except where: (1) it is inconsistent with public safety, military security
needs, or the protection of fragile coastal resources, (2) adequate access exists nearby, or, (3)
agriculture would be adversely affected. Dedicated accessway shall not be required to be opened to
public use until a public agency or private association agrees to accept responsibility for maintenance
and liability of the accessway.

(b) For purposes of this section, "new development" does not include:
(1) Replacement of any structure pursuant to the provisions of subdivision (g) of Section 30610.

(2) The demolition and reconstruction of a single-family residence; provided, that the reconstructed
residence shall not exceed either the floor area, height or bulk of the former structure by more than 10
percent, and that the reconstructed residence shall be sited in the same location on the affected
property as the former structure.

(3) Improvements to any structure which do not change the intensity of its use, which do not increase
either the floor area, height, or bulk of the structure by more than 10 percent, which do not block or
impede public access, and which do not result in a seaward encroachment by the structure.

(4) The reconstruction or repair of any seawall; provided, however, that the reconstructed or repaired
seawall is not a seaward of the location of the former structure.

(5) Any repair or maintenance activity for which the commission has determined, pursuant to Section
30610, that a coastal development permit will be required unless the commission determines that the
activity will have an adverse impact on lateral public access along the beach.

As used in this subdivision "bulk" means total interior cubic volume as measured from the exterior
surface of the structure.

(c) Nothing in this division shall restrict public access nor shall it excuse the performance of duties and
responsibilities of public agencies which are required by Sections 66478.1 to 66478.14, inclusive, of the
Government Code and by Section 4 of Article X of the California Constitution.

Section 30213 Lower cost visitor and recreational facilities; encouragement and provision; overnight
room rentals

Lower cost visitor and recreational facilities shall be protected, encouraged, and, where feasible,
provided. Developments providing public recreational opportunities are preferred.

The commission shall not: (1) require that overnight room rentals be fixed at an amount certain for any
privately owned and operated hotel, motel, or other similar visitor-serving facility located on either
public or private lands; or (2) establish or approve any method for the identification of low or moderate
income persons for the purpose of determining eligibility for overnight room rentals in any such
facilities.

Section 30220 Protection of certain water-oriented activities

Coastal areas suited for water-oriented recreational activities that cannot readily be provided at inland
water areas shall be protected for such uses.



Section 30222 Private lands; priority of development purposes

The use of private lands suitable for visitor-serving commercial recreational facilities designed to
enhance public opportunities for coastal recreation shall have priority over private residential, general
industrial, or general commercial development, but not over agriculture or coastal-dependent industry.

Section 30230 Marine resources; maintenance

Marine resources shall be maintained, enhanced, and where feasible, restored. Special protection shall
be given to areas and species of special biological or economic significance. Uses of the marine
environment shall be carried out in a manner that will sustain the biological productivity of coastal
waters and that will maintain healthy populations of all species of marine organisms adequate for long-
term commercial, recreational, scientific, and educational purposes.

Section 30231 Biological productivity; water quality

The biological productivity and the quality of coastal waters, streams, wetlands, estuaries, and lakes
appropriate to maintain optimum populations of marine organisms and for the protection of human
health shall be maintained and, where feasible, restored through, among other means, minimizing
adverse effects of waste water discharges and entrainment, controlling runoff, preventing depletion of
ground water supplies and substantial interference with surface waterflow, encouraging waste water
reclamation, maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing
alteration of natural streams.

Section 30233 Diking, filling or dredging; continued movement of sediment and nutrients

(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes shall be
permitted in accordance with other applicable provisions of this division, where there is no feasible less
environmentally damaging alternative, and where feasible mitigation measures have been provided to
minimize adverse environmental effects, and shall be limited to the following:

(I) New or expanded port, energy, and coastal-dependent industrial facilities, including commercial
fishing facilities.

(2) Maintaining existing, or restoring previously dredged, depths in existing navigational channels,
turning basins, vessel berthing and mooring areas, and boat launching ramps.

(3) In open coastal waters, other than wetlands, including streams, estuaries, and lakes, new or
expanded boating facilities and the placement of structural pilings for public recreational piers that
provide public access and recreational opportunities.

(4) Incidental public service purposes, including but not limited to, burying cables and pipes or
inspection of piers and maintenance of existing intake and outfall lines.

(5) Mineral extraction, including sand for restoring beaches, except in environmentally sensitive areas.
(6) Restoration purposes.

(7) Nature study, aquaculture, or similar resource dependent activities.



(b) Dredging and spoils disposal shall be planned and carried out to avoid significant disruption to
marine and wildlife habitats and water circulation. Dredge spoils suitable for beach replenishment
should be transported for these purposes to appropriate beaches or into suitable longshore current
systems.

(c) In addition to the other provisions of this section, diking, filling, or dredging in existing estuaries and
wetlands shall maintain or enhance the functional capacity of the wetland or estuary. Any alteration of
coastal wetlands identified by the Department of Fish and Game, including, but not limited to, the 19
coastal wetlands identified in its report entitled, "Acquisition Priorities for the Coastal Wetlands of
California", shall be limited to very minor incidental public facilities, restorative measures, nature study,
commercial fishing facilities in Bodega Bay, and development in already developed parts of south San
Diego Bay, if otherwise in accordance with this division.

For the purposes of this section, "commercial fishing facilities in Bodega Bay" means that not less than
80 percent of all boating facilities proposed to be developed or improved, where the improvement
would create additional berths in Bodega Bay, shall be designed and used for commercial fishing
activities.

(d) Erosion control and flood control facilities constructed on watercourses can impede the movement
of sediment and nutrients that would otherwise be carried by storm runoff into coastal waters. To
facilitate the continued delivery of these sediments to the littoral zone, whenever feasible, the material
removed from these facilities may be placed at appropriate points on the shoreline in accordance with
other applicable provisions of this division, where feasible mitigation measures have been provided to
minimize adverse environmental effects. Aspects that shall be considered before issuing a coastal
development permit for these purposes are the method of placement, time of year of placement, and
sensitivity of the placement area.

Section 30236 Water supply and flood control

Channelizations, dams, or other substantial alterations of rivers and streams shall incorporate the best
mitigation measures feasible, and be limited to (I) necessary water supply projects, (2) flood control
projects where no other method for protecting existing structures in the flood plain is feasible and
where such protection is necessary for public safety or to protect existing development, or (3)
developments where the primary function is the improvement of fish and wildlife habitat.

Section 30240 Environmentally sensitive habitat areas; adjacent developments

(a) Environmentally sensitive habitat areas shall be protected against any significant disruption of
habitat values, and only uses dependent on those resources shall be allowed within those areas.

(b) Development in areas adjacent to environmentally sensitive habitat areas and parks and recreation
areas shall be sited and designed to prevent impacts which would significantly degrade those areas, and
shall be compatible with the continuance of those habitat and recreation areas.

Section 30250 Location; existing developed area

(a) New residential, commercial, or industrial development, except as otherwise provided in this
division, shall be located within, contiguous with, or in close proximity to, existing developed areas able
to accommodate it or, where such areas are not able to accommodate it, in other areas with adequate



public services and where it will not have significant adverse effects, either individually or cumulatively,
on coastal resources. In addition, land divisions, other than leases for agricultural uses, outside existing
developed areas shall be permitted only where 50 percent of the usable parcels in the area have been
developed and the created parcels would be no smaller than the average size of surrounding parcels.

(b) Where feasible, new hazardous industrial development shall be located away from existing
developed areas.

(c) Visitor-serving facilities that cannot feasibly be located in existing developed areas shall be located in
existing isolated developments or at selected points of attraction for visitors.

Section 30251 Scenic and visual qualities

The scenic and visual qualities of coastal areas shall be considered and protected as a resource of public
importance. Permitted development shall be sited and designed to protect views to and along the ocean
and scenic coastal areas, to minimize the alteration of natural land forms, to be visually compatible with
the character of surrounding areas, and, where feasible, to restore and enhance visual quality in visually
degraded areas. New development in highly scenic areas such as those designated in the California
Coastline Preservation and Recreation Plan prepared by the Department of Parks and Recreation and by
local government shall be subordinate to the character of its setting.

Section 30252 Maintenance and enhancement of public access

The location and amount of new development should maintain and enhance public access to the coast
by (1) facilitating the provision or extension of transit service, (2) providing commerecial facilities within
or adjoining residential development or in other areas that will minimize the use of coastal access roads,
(3) providing nonautomobile circulation within the development, (4) providing adequate parking
facilities or providing substitute means of serving the development with public transportation, (5)
assuring the potential for public transit for high intensity uses such as high-rise office buildings, and by
(6) assuring that the recreational needs of new residents will not overload nearby coastal recreation
areas by correlating the amount of development with local park acquisition and development plans with
the provision of onsite recreational facilities to serve the new development.

Section 30253 Minimization of adverse impacts
New development shall do all of the following:
(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.

(b) Assure stability and structural integrity, and neither create nor contribute significantly to erosion,
geologic instability, or destruction of the site or surrounding area or in any way require the construction
of protective devices that would substantially alter natural landforms along bluffs and cliffs.

(c) Be consistent with requirements imposed by an air pollution control district or the State Air
Resources Board as to each particular development.

(d) Minimize energy consumption and vehicle miles traveled.

(e) Where appropriate, protect special communities and neighborhoods that, because of their unique
characteristics, are popular visitor destination points for recreational uses.



Section 30255 Priority of coastal-dependent developments

Coastal-dependent developments shall have priority over other developments on or near the shoreline.
Except as provided elsewhere in this division, coastal-dependent developments shall not be sited in a
wetland. When appropriate, coastal-related developments should be accommodated within reasonable
proximity to the coastal-dependent uses they support.
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DISCUSSION ITEM

ACTUAL TIME: 2:51 P.M.

APPLICATION OF SUZANNE ELLEDGE, AGENT FOR AMERICAN TRADITION, PROPERTY
OWNER, 433 E. CABRILLO BLVD. & 103 S. CALLE CESAR CHAVEZ (*WATERFRONT
HOTEL"), APN 017-680-009 & 017-113-020, HRC-2 / S-P-1/ S-D-3 (HOTEL AND RELATED
COMMERCE Il / PARK PLAZA SPECIFIC PLAN / COASTAL OVERLAY) & OM-1/S-D-3
(OCEAN ORIENTED LIGHT MANUFACTURING / COASTAL OVERLAY) ZONES, LOCAL
COASTAL PROGRAM LAND USE PLAN DESIGNATION: OPEN SPACE AND OCEAN
ORIENTED INDUSTRIAL (MST2016-00284)

The purpose of this discussion item is to inform the Planning Commission of proposed changes
to the Waterfront Hotel Project which was approved by the City Council on August 15, 1995,
within the context of a request to the City for a Substantial Conformance Determination (SCD).
The Waterfront Hotel Project involves the development of two parcels totaling 5.42 acres with a
luxury hotel and related development at 433 E. Cabrillo Blvd. and 103 S. Calle Cesar Chavez.
The discretionary applications approved for the Project include a Development Agreement, a
Coastal Development Permit, a Development Plan, a Parking Modification and a Conditional
Use Permit.

Key proposed changes include:
= Change from 150 hotel rooms to 52-60 hotel rooms.

= Moving back-of-house operations from the hotel building at 433 E. Cabrillo to a new three-
story building totaling 10,416 net square feet located at 103 S. Calle Cesar Chavez, which
was previously approved as the Project’'s 111-space surface parking lot. This eliminates the
need for a basement at 433 E. Cabrillo Blvd.

= Reconfiguration of the building and site planning at 433 E. Cabirillo Blvd., including relocating
the pool from the corner of E. Cabrillo Blvd./S. Calle Cesar Chavez to the building’s rooftop.

= Increase in the amount of public commercial square footage at 433 E. Cabrillo Blvd. from
10,741 net square feet to 11,785 net square feet.

= Total project square footage reduced from 142,647 gross square feet to 107,797 gross
square feet.

The purpose of the discussion is to allow the Planning Commission an opportunity to review the
proposed changes to the Project and provide input to the Community Development Department
with regard to the SCD request. The Community Development Director will ultimately make a
determination as to whether the proposed changes are in substantial conformance with the
Approved Project.

Environmental review was conducted for the project in compliance with the California
Environmental Quality Act (CEQA). A Final Environmental Impact Report (EIR) was previously
certified for the Waterfront Park and Hotel and Youth Hostel Project. The current revised project
remains within the scope of the certified EIR analysis; all previously identified mitigation
measures would continue to apply to the project; and various environmental impacts would be
the same or reduced. No new or greater significant impacts than identified in the EIR would
result from the current project changes, and pursuant to CEQA Guidelines 815162, no further
environmental review document is required. Pursuant to CEQA Guidelines 815164, an
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Addendum to the certified EIR has been prepared to document minor changes to the EIR

analysis for the current project.
Allison DeBusk, Project Planner, gave the Staff presentation.

Suzanne Elledge, Agent, gave the Applicant presentation, and was joined by Puck Ericson,
Arcadia Studio, Landscape Architect; Bob Lasier, Design Architect; Michael A. Caccese, Civil
Engineer, MAC Design Associates; Scott Schell, Associated Transportation Engineers; Jessica
Peak, Biologist; and Eli Parker and Ashely Parker Schneider, owners.

Public comment opened at 3:42 p.m.

Annamarie Gott spoke with concerns due to parking, explained concerns with regard to charging
for parking, and explained that people will park elsewhere to avoid that cost.

Public comment closed at 3:49 p.m.

Commissioner comments:

Commissioner Jordan:
e Agrees that the project meets the substantial conformance requirements.
e Stated that the Calle Cesar Chavez pedestrian experience needs to be fully developed at
its best with landscaping, wide sidewalks, and tree grates.
e Expressed that the revised project is a substantial improvement from what was originally
presented.

Commissioner Campanella:
e Agrees that the project meets the substantial conformance requirements criteria as
indicated in the staff presentation.
e Appreciates staff's addendum and review of the project.
e Appreciates the re-design of the project and the improvements made for visitors and
locals.

Commissioner Higgins:
e Agrees with all commissioner comments and agrees that the project meets the substantial
conformance requirements criteria.
e Stated that the design change and risks associated with opening up the back door is
appreciated.

Commissioner Schwartz:

e Finds the revised project in substantial conformance.

e Expressed that being a luxury hotel, valet parking is key and needs to work well.

e Stated that the banquet room, theater, and bar, need to be balanced with the amount of
parking.Sufficient parking must be provided and it should be monitored to make sure
parking needs for guest and locals is provided.

e Encourages the narrowing of the street.

e Finds the architecture is beautiful and the best of Santa Barbara.
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Chair Wiscomb:
e Commends staff on their thorough presentation.
e Stated that the revised project is a substantial improvement.
e Commends the design team for all their work and is looking forward to the new
development.

MOTION: Lodge/Schwartz

The Planning Commission finds that the proposed project meets the criteria for a substantial
conformance determination and forwards their comments and approval to the Community
Development Director to approve the project.

This motion carried by the following vote:
Ayes: 6 Noes: 0 Abstain: 0 Absent: 1 (Thompson)
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NEW ITEMS:

ACTUAL TIME: 1:14 P.M.

A.

APPLICATION OF RICK FOGG, AGENT FOR AMERICAN TRADITION,
103 S. CALLE CESAR CHAVEZ 017-113-020 .OM-1/SD-3 ZONES,
GENERAL PLAN DESIGNATION: OCEAN ORIENTED INDUSTRIAL
(MST2004-00791)

The proposed project is for the construction of a 106 stall parking lot with a 100
square foot unenclosed kiosk on a vacant lot. The parking lot would provide part of
the required parking for the approved Waterfront Hotel located to the south of the
site at the corner of Calle Cesar Chavez and Cabrillo Boulevard. As part of the
project, a habitat restoration of the portion of the EIl Estero Drain located on the
project site is proposed. This would include removal of non-native vegetation, an
approximate twenty-five foot separation between the top of bank and the parking lot.
A detention basin would be constructed to the south-west of the parking lot to
capture runoff and pollutants from the parking lot. The project would also include
selective soil remediation of contaminated soil in the proposed parking area only.
Access to the site would be directly from Calle Cesar Chavez. The discretionary
applications required for this project are:

1. A Coastal Development Permit to allow development in the non-appealable
jurisdiction of the Coastal Zone (SBMC §28.44.060); and

2. A Conditional Use Permit to allow development other than that specifically
expressed in the Ocean-Oriented Light Manufacturing Zone (SBMC
§28.73.030.B).

In accordance with State CEQA Guidelines Section 15164, an addendum to the
Waterfront Hotel and Park and Youth Hostel Final Environmental Impact Report
(EIR) (State Clearing House # 92091038) has been prepared.

Case Planner: Peter Lawson, Associate Planner
Email: PLawson@ SantaBarbaraCA.gov

Peter Lawson, Associate Planner, gave the Staff presentation.

Staff answered Planning Commission’s questions about any impact on the
restoration plan for the area by putting photo-voltaics on the kiosk; clarification of
parking lot use; the conceptual landscape plan; and the timing of the project related
to permitting for the Youth Hostel.

Rick Fogg, Agent for American Tradition, responded to the Planning Commission’s
questions about consideration given for use of photo-voltaics and the potential for
designing a different parking configuration that included a rack system; subsidizing
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use of parking lot energy; consideration of iron fencing on Calle Cesar Chavez;
consideration for lighting that was consistent with the hotel’s 5-star rating; and the
timeline for construction of all projects.

Chair Myers opened the public hearing at 1:44 P.M.

Paula Westbury spoke against any development on the land citing the toxicity of the
land, cautioned against any unsettling restoration, and shared the native history of
the land.

With no one else wishing to speak, the public hearing was closed at 1:47 P.M.

Commissioner’s comments:

1.

o

10.

11.

One Commissioner struggled with the initial understanding of the hotel’s
perception of self-sufficiency of parking all on site and making the finding
for the conditional use permit.

Most Commissioners were concerned with the “sea of asphalt’ created by the
project.

The Commission supported the project’s restoration plan and the
development of the hotel. Asked Staff if all of the parking off site would
contribute to overdevelopment of the hotel site.

Acknowledged homeless situation and security issues; sees the potential for
pedestrian connectivity and photo-voltaics and encourages it.

Supports improvements to El Estero drain.

Commissioners suggested that a review by Architectural Board of Review
(ABR) include looking at Calle Cesar Chavez fencing, lighting, landscaping,
and a semi-permeable solution for the filtration of drainage on the property.
Some Commissioners asked that photo-voltaics be included in the project.
One Commissioner found the nexus issues for requiring photo-voltaics
created a discomfort level for all involved in the project. Suggested using
photo-voltaics to shade the parking area to generate energy for the parking
area and the hotel; desired to see a sustainable design that represented Santa
Barbara.

Suggested a review of the parking numbers to determine if they can be
reduced.

Suggested that, when Staff and the applicant review any Substantial
Conformity determination, consideration be given to sustainable solar panels
on the site.

One Commissioner did not feel a study was necessary to validate the need
for photo-voltaics and wanted to see photo-voltaics included in the
conditions outright.

Asked Staff if permeable paving could be used in part of the parking lot.
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Ms. Hubbell responded that development of the parking lot would not contribute to
any overdevelopment of the hotel since the applicant had not exceeded the habitable
square footage. Ms. Hubbell reviewed for the Commission any changes in the
hotel’s occupancy use that related to parking. Although spaces needed for the hotel
could be reduced, it might impact parking for employees.

Mr. Fogg added that a review of the ATE study would need to be done to consider
the reduction of any parking spaces. If land use laws allowed for alternative use, the
applicant would consider bringing back a plan for building on the site. Mr. Fogg
was receptive to doing a feasibility study and collaborating with Staff on photo-
voltaics.

Ms. Hubbell stated Staff would consider an added condition for inclusion of either a
study of photovoltaic use or permeable paving.

Mr. Lawson explained that with the ground water being very high having a
permeable parking lot would not be good due to the potential of groundwater
contamination.

MOTION: Jostes/\White Assigned Resolution No. 032-07
Approve the project making the environmental findings and findings for the
Conditional Use Permit and Coastal Development Permit, subject to the Conditions
of Approval in Staff Report Exhibit A, with added conditions: 1) A landscaping
review by the Architectural Board of Review along Calle Cesar Chavez; 2) If a
Substantial Conformity Determination is needed, then applicant will provide
additional information on parking supply and demand and include coming back to
the Commission or to Staff with the feasibility for use of photo-voltaics on the
parking lot to generate energy for the entire project; and 3) inclusion of solar panels
on the kiosk to aid in the generation of electricity for lights on the project site to the
extent feasible and no larger than the roof area of the kiosk.

Mr. Fogg asked the Commission for clarification of the requested solar panel
system.

This motion carried by the following vote:

Ayes: 5 Noes: 0 Abstain: 0 Absent: 2 (Jacobs, Bartlett)

Chair Myers announced the ten calendar day appeal period.

Julie Rodriguez, Planning Commission Secretary
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(3:15PM) IN-PROGRESS REVIEW HEARING

4, 433 E CABRILLO BLVD
Assessor's Parcel Number: 017-680-009
Zone: HRC-2/SP-1/SD-3
Application Number: PLN2016-00284
Owner: American Tradition LLC
Applicant: Suzanne Elledge
Architect: Robert Glazier

(This is a revised project description. Proposal for an 86 room hotel at a project site comprised of two
parcels: a 3-acre "Hotel Site" at 433 E. Cabrillo Boulevard (APN 017-680-009), and an adjacent 2.42-
acre "Parking Lot Site" at 103 S. Calle Cesar Chavez (APN 017-113-020). The Hotel Site is within El
Pueblo Viejo Landmark District (EPV) and will be reviewed by the Historic Landmarks Commission;
the Parking Lot Site is outside of EPV and will be reviewed by the Architectural Board of Review. The
Hotel Site is currently permitted for a 150-room hotel with conference and group facilities. Proposed is
a revised design for a smaller development at the Hotel Site consisting of two and three story
structures. The proposed square footage on this lot is approximately 88,000 square feet. Program
elements include a casual and fine dining restaurant, wine cellar and lounge, rooftop swimming pool
and pool bar, spa, banquet room, water features, and gardens. Automobile and pedestrian access to
the hotel will be from Calle Cesar Chavez via a motor court and accessible sidewalk at a reception
pavilion. Back-of-house functions, service areas, and at-grade parking are proposed for the Parking
Lot site.)

In-Progress Review of revised architectural elevations. No final appealable decision will be
made at this hearing. The exterior changes result from proposed floor plan changes to provide
86 rather than 60 hotel rooms, as well as back of house floor area. The building footprint
and height remain as previously approved. The HLC is requested to comment on the proposed
changes, and to determine if a revised Project Design Approval will be required. The proposed
changes must be found by the Community Development Director to be in substantial
conformance with the approved Development Plan and Coastal Development Permit. The
Planning Commission will review the proposed changes at an upcoming hearing and provide
comments to the Community Development Director for a decision on the substantial
conformance determination request. The project was granted Project Design Approval on
November 14, 2018 and last reviewed on March 20, 2019.
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Actual time: 3:23 p.m.

Present: Allison DeBusk, Senior Planner, City of Santa Barbara; Suzanne Elledge, Applicant,
Suzanne Elledge Planning and Permitting Services; Robert Glazier, Architect; and Robert
Green, Robert Green Company

Staff comments:

1. Ms. Plummer stated that the purpose of the hearing is to comment on the exterior changes resulting
from the proposed floor plan changes and determine if the revisions are in substantial conformance
with the plans that received Project Design Approval, or if a new Project Design Approval will be

required.

2. Ms. DeBusk stated that she is filling in for Tony Boughman, Assistant Planner. The Planning
Commission will review the proposed changes at an upcoming hearing and provide comments to
the Community Development Director for a decision on the substantial conformance determination
request. The proposed changes must be found by the Community Development Director to be in
substantial conformance with the approved Development Plan and Coastal Development Permit.

Public comment opened at 3:53 p.m., and as no one wished to speak, it closed.

Motion: Continue four weeks with comments:

1. The Commission generally feels that the project is in substantial conformance with the
plans that received Project Design Approval, with some minor changes.

2. Provide a section through the terrace to see the arches in full on A502.

3. Provide a perspective sketch of the corner building element on A502A; the blank
facade at the corner needs to be resolved.

4. Study introducing more plaster walls at the third floor between lines B7 & B8 on A505
rather than some of the wrought iron balconies.

5. The elevation on A506 is acceptable, but include rendered elevations showing
awnings or portieres.

6. On A507 study adding plaster wall instead of wrought iron railings between detail C6
and C4, and D14 and D12, on level two, and bring back the little window next to D14.

7. The Commission appreciates the kick in the roof on A508.

8. Some of the Commission has concerns with the all-plastered corner on A508. The
applicant should study a landscape or architectural solution and provide a rendering.

9. The Commission suggests that the applicant provide renderings of all elevations.

10. Carry forward the comments from the In-Progress Review Hearing on March 20, 2019

as follows:

a. The air intake grilles on the north elevation should be flush with the wall surface
and the Commission is in agreement with the photographic examples presented.

b. The staircase on the grand court east elevation is supportable but the railing detail
needs to be resolved.

c. The Commission encourages roofing material to have a lot of character including
staggered butts, texture, variety, and pitches.

11.The Commission understands the adjacent public parkland is outside their purview,

but would be supportive of a pedestrian connection.

Action: Mahan/Ooley, 7/0/0. (Hausz and Veyna absent.) Motion carried.
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(4:45PM) REVIEW AFTER FINAL APPROVAL

3. 103 S CALLE CESAR CHAVEZ
Assessor's Parcel Number: 017-113-020
Zone: OM-1/SD-3
Application Number: PLN2016-00295
Owner: American Tradition
Agent: Suzanne Elledge
Applicant: Holly Garcin
Architect: Michael Holliday

(Proposal for a new 104-space parking lot, a carport structure supporting photo-voltaic panels over 8
parking spaces, and landscaping. The project would provide valet parking for the proposed hotel on
the adjacent site to the south at 433 East Cabrillo Boulevard, and it replaces the prior approved project
for a back-of-house hotel operations building and smaller valet parking lot. The habitat restoration of El
Estero drain on the site has been completed. Project requires a waiver for an alternative parking lot
landscaping design.)

No final appealable decision will be made at this hearing. Project is requesting Review After
Final Approval for a change in scope of work from a non-residential back-of-house structure to
a parking lot and solar array. Project requires compliance with the Project Compatibility
Analysis and the following guidelines: Urban Design Guidelines. Project was last reviewed on
April 20, 2020.

RECUSAL: To avoid any actual or perceived conflict of interest, Board Member Cunningham recused
himself from hearing this item due to prior contractual obligations.

Actual time: 4:29 p.m.

Present: Suzanne Elledge, Applicant; Kirk Ellis, Applicant; Laurie Romano, Landscape Architect,
Arcadia Studios; and Tony Boughman, Associate Planner, City of Santa Barbara

Staff comments: Mr. Ozilymaz stated that the project will require Planning Commission review after it
receives comments from the Board.

Public comment opened at 4:50 p.m.

The following individual(s) spoke:

1. Anna Marie Gott

Written correspondence from Anna Marie Gott was acknowledged.
Public comment closed at 4:53 p.m.

Motion: Continue to the Planning Commission with comments:

1. The Board strongly supports the organization of the site design, which minimizes the
public view of the parking lot.


https://www.santabarbaraca.gov/SBdocuments/Advisory_Groups/Architectural_Board_of_Review/Archive/2020_Archives/03_Architectural_Drawings/2020-06-15_June_15_2020_3311_McCaw_Ave.pdf
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Action:

2.

A

The Board appreciates the well-thought out and adequate plantings proposed on the

perimeters.

The design of the photovoltaic structures are simple and are compatible.

The Board understands that the lighting will be low bollards.

Consider creating a pathway for pedestrian use to enter the parking from the south.

Consider studying ways to increase either the center median or the dividing blinds

between street-side solar panels and the driveway, in order to screen the driveway

entry.

The Board finds that the Compatibility Analysis Criteria generally have been met (per

SBMC 22.68.045.B.) as follows:

a. The project fully complies with all applicable City Charter and Municipal Code
requirements. The project’s design is consistent with design guidelines applicable
to its location within the City.

b. The design of the project is compatible with desirable architectural qualities and
characteristics that are distinctive of Santa Barbara and of the particular
neighborhood surrounding the project. Architectural structures of the project are
simple and straightforward and compatible with the simple architecture to the
north.

c. The size, mass, bulk, height, and scale of the project are appropriate for its location
and neighborhood.

d. There are no adjacent Landmarks or other nearby designated historic resources
or natural features.

e. There are no established scenic public vistas.

f. The project includes an appropriate amount of open space and landscaping.

Six/Olson, 4/0/0. (Moore, Cunningham, and Watkins absent.) Motion carried







































































































































16.

17.

18.

impacting the park and hotel guests.

The development shall be constructed with fire -
retardant materials and chall have smoke detectors
uniformly installed throughout the hotel area.

’

The rear wall of the fire lane shall be designed
and constructed in a manner which provides optimum
resistance to damage from a train car cecllision
and primary structural support for hotel areas
shall be provided principally in the central and
southern portions of the building.

211 Conditions of Approval gshall be provided on a
full size drawing sheet as part of the drawing
sets. A statement shall also be placed on the
above sheet as follows: The undersigned have read
and understand the above conditiong, and agree tO
abide by any and all conditions which it is their
usual and custcomary responsibility to perform, and
which are within their authority to perform.

Signed:

Property Owner Date

Contractor Date License No.

Architect Date License No.

Engineer Date License NoO.

F. Prior to issuance of the certificate of Occupancy, the
owner of the Hotel Parcel shall complete the following:

1.

Repair any damaged public improvements (curbs,
gutters, sidewalks, ete.) subject to the review
and approval of the public Works Department.
Where Lree roots are the cause of the damage, the
roots are to be pruned under the direction of a
qualified Arborist.

The existing curb-cut shall be removed and
replaced with curb cut and gutter, sidewalk,
and/or parkway.

Public improvements as shown in the improv
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plans.

4. The youth Hostel and the park shall be shown to
have been issued a Certificate cf Occupancy as a
prerequisite for issuance of the Certificate of
Occupancy for the Hotel.

5. provide commercial fire hydrants within 300 Zfeet
of the hotel. The hydrant shall be located within
300 feet of all exterior walls by way of access.
They shall be provided with cne (1) four inch (4")
and two (2) two and one half inch (2%) outlets and
shall have a fire flow in excess of 1250 gallons
per wminute.

6. Provide an approved anti-backflow device placed on
the property side of consumer’s gservice pursuant
to Santa Barbara Municipal Code Section 14.20.120.
(Applied to fire line services or as determined by
the Public Works Department).

7. Place utilities underground from the transmission
source and within the Hotel Parcel.

8. The water well on the easterly end of the property
shall be capped and abandoned in accordance with a
permit issued by the Santa Barbara County
Department of Environmental Health Services or
SuUCCessor agency.

9. Security devices shall be installed, including
secondary locks on doors and windows and solid-
core exterior doors. Louvered windows on the
first flocr shall be prohibited. Said devices
shall be in compliance with the Uniform Building
Code and Fire Department Codes and shall be
subject te the approval of the Chief of Building
and Zoning.

10. Completior of traffic signals at the intersection
of Cabrillo Boulevard, Coast Village Road and U.S.
Highway 1C1 southbound on and offramps.

SECTTON 4. AUTHORIZATION TO EXECUTE AND DELIVER DEVELOPMENT
AGREEMENT. The form cof the agreement, dated as of August 8, 1985,
and entitled the Development Agreement by and between the City of
Santa Barbara and American Tradition, a California general
partnership, submitted to the Council at this meeting is hereby
approved and the City Administrator and the City Clerk are hereby
authorized and directed to execute and deliver for and in the
name of the City {when and as required by the Escrow Agreement) ,
the Development Agreement in substantially the form submitted fe==3
rhe Council at this meeting (as such form may be approved by
Ccity Attormey), with such additions and changes therein as t
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Ccity Administrator and Clty Attorney may require or approve with
such approval to be conclusively evidenced by the their mutual
execution and delivery thereof with such additions or changes.

SECTION 5. AUTHORIZATION TO EXECUTE AND DELIVER THE
COOPERATION AGREEMENT. The form of the agreement, dated as of
August 8, 1995, and entitled the Waterfront Park Cooperation
Agreement by and between the City of Santa Barbara and the
Redevelopment Agency of the City of Santa Barbara submitted to
the Council at this meeting is hereby approved and the City
Administrator and the City Clerk are hereby authorized and
directed to execute and deliver for and in the name of the City
(whenn and as required by the Escrow Agreement), the, Cooperation
Agreement in substantially the form submitted to the Council at
this meeting (as such form may be approved by the City Attorney),
with such additions and changes therein as the City Administrator
and City Attorney may reguire oOr approve with such approval to be
conclusively evidenced by the their mutual execution and delivery
rhereof with such additions or changes.

Bill No. 4937
Ordinance No. 4920
Adopted August 15, 1995

swiley/ord/ wtrprk‘ord-
August 3, 1995 Page 44 of 44






















































































































































































































































































































































































































































	SUBJECT: Substantial Conformance Determination DISCUSSIOn For Proposed changes to the WATERFRONT HOTEL project
	I. Purpose of discussion item
	III. SITE INFORMATION AND PROJECT STATISTICS
	IV. BACKGROUND
	1. Land Development Team Review
	The 2016 Development Agreement confirmed the right of the owner to complete the hotel during the term of the agreement subject only to new Building and Public Works permits and in compliance with the Conditions of Approval in City Ordinance 4920 and R...
	2. Design Review
	The Proposed Project requires review and approval by both the Historic Landmarks Commission and Architectural Board of Review.
	a. Historic Landmarks Commission
	The South Parcel and Transition Area are located in El Pueblo Viejo Landmark District, which is within Historic Landmarks Commission (HLC) jurisdiction. On September 18, 2019 the HLC found the Proposed Project to be substantially the same project arch...
	b. Architectural Board of Review
	The North Parcel is located outside El Pueblo Viejo Landmark District, and is within Architectural Board of Review (ABR) jurisdiction. The Approved Project on the North Parcel consists of a 111-space valet parking lot with a valet kiosk building.  The...
	If the Proposed Project is determined to be in substantial conformance with the Approved Project, the project will return to the HLC for Final Approval, and to the ABR for Project Design Approval and Final Approval.
	Exhibit_A-SCD Applicant Letter and Project Description.pdf
	2020-06-17 SCD Revised Letter to PC and Project Description 06 17 2020 clean
	SUZANNE ELLEDGE
	PLANNING & PERMITTING SERVICES, INC.

	SCD summary table FINAL June 2020 clean

	Blank Page
	Blank Page
	Blank Page
	Blank Page
	Blank Page
	Blank Page
	Exhibit_L-SCD RGC Applicant Response Letter regarding Solar.pdf
	2020-06-17 SCD RGC Applicant Response Letter RE Solar
	433_E_Cabrillo_103_S_Calle_Cesar_Chavez_(SCD)_(5)_FINAL_LTR April 7 2020
	Exhibit A - Waterfront Hotel North Site - Brighten Solar Report 2018
	Exhibit B - CSE_SB Waterfront Hotel Solar PV 692020

	Exhibit_M-Updated Parking and Circulation Study, ATE.pdf
	19039L06 (3)
	Page 4
	19039L06 (3)

	Exhibit_N-EIR Addendum July 1 2020.pdf
	PREVIOUS ENVIRONMENTAL DOCUMENT AND PROJECT APPROVALS
	CURRENT PROJECT DESCRIPTION (PROPOSED PROJECT)
	CHANGES TO ENVIRONMENTAL CONDITIONS, EVALUATION CRITERIA, AND REGULATIONS
	PROJECT IMPACTS AND MITIGATIONS

	Blank Page



